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Executive Summary 
The village of Morton is an exciting, growing community located in Central Illinois. Morton, IL 
residents place an emphasis on a strong sense of community, quality neighborhood schools, 
safety, and support of local business. Morton businesses are primed for growth and need to hire 
skilled workers to continue increases in development, but many businesses struggle to retain and 
attract an adequate workforce. Workforce issues threaten to stagnate the growth of Morton 
businesses, and the lack of a steady supply of workers could harm the community’s future. 
According to survey results, housing price is universally perceived as the number one barrier to 
living in Morton by commuters and former residents from all income brackets.  
 
The state of Illinois continues to experience population decline as outmigration increased for the 
fifth straight year in 2018.1 Research indicates that Illinois will lead the Midwest in workforce 
decline over the next decade.2 Population loss and high housing costs present a lethal 
combination to the future success of the Central Illinois’ economy. Housing-focused strategies 
offer a regional approach to overcoming the downward trend of state population decline. 
Researching emerging, alternative solutions is vitally important to the future economic success 
of Central Illinois.  This study aims to provide detailed recommendations and strategies that 
guide policymakers and practitioners in increasing access to housing and a skilled workforce 
through economic development in Morton. The final objective is to establish Morton as a model 
city for adapting to the changing economic, demographic, and technological landscape in Central 
Illinois.  
 
Why Housing Matters 
Housing is the foundation for communities. Quality housing plays a large role in local economies 
because it promotes positive health, education, and economic outcomes for the community. 
When housing prices rise too high workers tend to move longer distances from their jobs or leave 
the community. This creates longer commutes, increased traffic congestion, and slows economic 
productivity altogether.3 
Local businesses face severe ramifications of higher housing prices. Residents have less 
disposable income when housing prices rise and spend less on local goods and services. A lack 
of available housing keeps workers from living near their workplace, increases employee 
turnover, and raises the cost of recruitment and retention for local jobs.4 Attracting a dependable 
workforce allows businesses to grow and invest profits back into the community. Housing-
focused solutions in Morton offer an opportunity to stimulate economic development through 
cost effective approaches.  
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Scope and Objectives of Morton Plan 
The aim of this project is to deliver specific planning and policy strategies that assist economic 
development in Morton, IL. The final recommendations include strategies and processes 
appropriate for implementation in cities and towns throughout Central Illinois. Below is an 
outline of the research goals of this project: 
1. Analyze demographic data in more detail to find links between age groups, home prices, 
commuter behavior, and other factors that limit economic development. It is important to 
understand demographic trends and focus on issues such as aging in place, facilitating 
downsizing, and acknowledging the transition of housing from older age groups to new 
homeowners. This information will help build strategies to attract new residents, improve 
quality of life for existing residents and build stronger bonds amongst the community.  
2. Review current zoning policies to reveal changes that can simplify the process of increasing 
housing supply. Policy and procedure changes in municipal and zoning codes can streamline 
processes that unnecessarily burden the creation of new housing. The goal is to simplify 
requirements and incentivize developers by adjusting obsolete or cumbersome ordinances.  
3. Collaborating with business leaders to develop strategies and incentives that fulfill workforce 
needs of the community. Feedback from the business community highlights regional 
opportunities for workforce development. Employer-Assisted Housing is a promising 
method of obtaining workforce housing in communities. Employer-Assisted Housing builds 
strong relationships between employers and employees, attracts young families to the 
community, and increases productivity workers who have access to homeownership. 
Exploring the details and feasibility of Employer-Assisted Housing could present an 
excellent growth opportunity for the region.5 
4. Engage community members and resources to form partnerships, facilitate discussions, and 
develop community-wide strategies for increasing economic development. Community 
outreach must connect and unite key stakeholders such as lenders, developers, local 
government, businesses, and non-profits. Organizing key actors behind a unified goal 
improves the success of a project. 
5. Provide a better understanding of the economic impact of attracting new residents and find 
the most cost-effective strategies to achieve the desired outcomes of the project. Analysis 
will examine costs and benefits for residents, housing developers, and the town of Morton.  
Morton, IL will serve as a case study that informs regional economic development through a 
housing-based approach. Small changes through policy, planning, and practice can lead to 
positive results for Morton’s residents and its economy by attracting a productive, skilled 
workforce. The results of this project provide a framework of policies and strategies that are 
transferable to communities throughout Central Illinois.  
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Demographics and Economic Trends 
The village of Morton is located in Central Illinois as the anchor municipality in Tazewell 
County. A demographic overview of population, housing, income, and education provides a solid 
overview of Morton, Illinois, and a more detailed view of its industries and economy provides 
specific insights into trends and potential avenues for economic development. This analysis 
explores both demographic and economic aspects of Morton, Illinois using census data and tools 
such as location quotients, shift-share, and economic impact analysis to provide 
recommendations for future economic development opportunities.  
 
 
Population Demographics  
Morton’s 2018 population is estimated at 16,218 residents with a density of approximately 1,250 
people per square mile. Morton residents’ value slow and steady growth rather than fast unabated 
sprawl that changes the character of their community. (Source: Meeting with Director of Public 
Works) Graph 1 illustrates Morton’s population change fluctuating year-to-year, but overall it 
remained consistent from 2010 to 2018. The consistent population estimates demonstrate the 









Morton’s population skews older as it faces a deficit of residents age 20 to 35. The employment 
gap of workers in this age group presents a problem for Morton’s heavy manufacturing-based 
economy because of the skills and physical ability needed to perform the labor-intensive work.  
To Morton’s benefit, it has a higher concentration of ages 44 to 59, positive in-migration 
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Gain.6  Brain Gain is the influx of educated individuals with professional skillset and experience 
into Midwest towns with shrinking younger populations. This age difference correlates to the 
higher number of families with school aged children that reside in Morton and a gap in the 20 to 





















Graph 2     




Table 1 compares several income-based metrics between Morton and the United States to 
demonstrate how Morton differs from the average place. Median Household Income in 2017 for 
Morton is $76,888 compared to $57,652 across the country. Morton residents benefit from both 
median and per capita incomes that are substantially higher than the U.S. as a whole. Examining 
income flows from public assistance programs, retirement, and social security provides further 
insight into Morton’s household demographics.  
 
 
The percentage of households that receive retirement and social security income is 8.8% above 
that of the U.S. which indicates that Morton’s population is older and exiting the workforce at a 
higher rate. The percentage of household income in Morton sourced from public assistance 
programs such as SNAP and unemployment benefits is 8% compared to 20.6% in the U.S. which 
subsequently correlates to the drastic difference in the respective poverty rates. Morton has a 
relatively low poverty rate with 3% of individuals below the Federal Poverty Line. With 
approximately 475 residents below the Poverty Line and 1,300 receiving public assistance it’s 
important that Morton supports them with programs and resources.   
 
 






Source: Census Bureau: 2013-2017, American Community Survey 5-Year Estimates 
 
 
The Household Income Distribution graph breaks down the income and household composition 
in Morton. This provides a greater level of analysis that pinpoints the income gap between the 
highest and lowest earning households. 28.9% of households earn less than $50,000 per year 
which is much higher than initial assumptions might indicate. It is this group of households that 
face the most barriers to housing accessibility and home ownership. The largest grouping of 
households is the 34.7% that earn between $75,000 and $150,000. Overall, Morton residents earn 


















Source: Census Bureau: 2013-2017, American Community Survey 5-Year Estimates  
 
Finally, median housing costs are substantially higher in Morton compared to the United States. 
The Graph below shows the median mortgage and rent for 2017 for Morton and the country. 
Morton’s median mortgage of $1,521 is 35% higher, while median rent of $1,515 is 46% higher 
than the median rent across the United States. These prices reduce housing access for households 
making below $50,000 in Morton. 
  2017 Income Characteristics Morton, IL U.S. 
Median Household Income $76,888  $57,652  
Per Capita Income $40,675  $31,177  
% of Individuals Below Poverty Line 3.00% 14.60% 
% of Families Below Poverty Line 2.20% 10.50% 
% Households w/Retirement and 
Social Security Income 
57.80% 49.00% 
% Households w/Public Assistance 
Income 
8.00% 20.60% 















Graph 4   




Graph 7 demonstrates the age of Morton’s housing stock based on the construction date sorted 
by decade. Morton contained 7,163 housing units as of 2017. Construction slowed down in 
Morton after the year 2000, but the housing stock remains relatively young compared to other 
communities. A younger housing stock tends to produce less vacant and blighted homes that fall 
into disrepair. However, a large portion of Morton’s housing units were built prior to 1970 with 


















Source: Census Bureau: 2013-2017, American Community Survey 5-Year Estimates 
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In the long-term, as this housing stock continues to age it hampers the construction of new, 
higher quality units meant to replace the ageing and outdated structures. This turnover of housing 
units is needed to promote improved safety as construction standards are updated and saves 
homeowners from costly repairs that increase over time. A national trend sees communities keep 
homes from the 1970s in use longer rather than build new housing, but it is important to increase 
production to meet the demand of a growing number of households during a time a lagging 
construction.7 Facilitating the turnover of the elder population by giving them quality alternative 




Graph 4 shows the educational attainment in Morton by breaking down the population by highest 
level of education completed. Morton residents hold their public-school system in high regard, 
and it is an aspect of the community that draws in-migration from the surrounding region. 
(Bradley University Survey) Only 4% of Morton residents lack a high school degree compared 
with 12.7% in the country. Additionally, 44.9% of Morton residents have a bachelor’s degree or 

















Source: Census Bureau: 2013-2017, American Community Survey 5-Year Estimates 
 
 
For Morton’s manufacturing industry it is important to establish relationships with institutions of 
higher learning that provide training for a vital workforce. Overall, Morton is a highly educated 
community which outperforms the averages for educational attainment. Still, manufacturing 
needs a workforce trained with specific skills rather than a conventional four-year degree. 
Making manufacturing jobs attractive with pay and benefits along with training and educational 
opportunities helps bring a larger pool of qualified workers into the labor pool. Morton 
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employers must work with community colleges, trade schools, and high schools to train the next 




The graph in Figure 1 illustrates Tazewell County’s employment growth between 2010 and 2018 
through a depiction of its Shift-Share analysis. Shift-Share is a regional analysis model that 
provides insights into regional job growth after adjusting for trends in the national economy. 
Once the national trends are accounted for, evaluating the remaining growth shows the actual 
growth in regional employment or industries.8 Figure 1 demonstrates that the Tazewell County 
economy’s regional shift is -12.79%, meaning it shrunk after accounting for national growth. 
During this period, Tazewell County lost 9,362 jobs when it should have created 11,789 based on 
shift-share and the national growth of the U.S. at 16.1%. Tazewell County’s employment decline 
is due to a 51.5% decrease in manufacturing jobs from 2010-2018. This substantial loss of 7,264 
manufacturing jobs is a serious issue for a community with a concentrated industry focus on 
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It is important to understand the unique industrial composition of Tazewell County before 
comparing problems and solutions across the region. Location quotients are another economic 
analysis tool that quantifies the concentrations of industries and occupations in a geographic 
area. Location quotients reveal insights about places and characteristics that make them unique 
compared with other locations.9 An industry with a 1.0 location quotient is equal to the average 
concentration of an industry across the nation, therefore, above a 1.0 means the industry is much 
more concentrated. Tables below compare location quotients between Tazewell County and 
Peoria MSA industries from 2010 to 2018.  
 
 
Tazewell County saw its manufacturing LQ decrease from 2.75 to 1.59 during this period while 
the Peoria MSA LQ remained constant. Likewise, Peoria MSA lost 2,409, or 9%, of 
manufacturing jobs compared to a loss of 7,264 jobs, or 51%, in Tazewell County between 2010 
and 2018. Analyzing the Peoria MSA as a substitute for the region shows that Tazewell County 
had a substantial contraction in its manufacturing industry, but the region as a whole featured a 
small loss of manufacturing jobs. This means that manufacturing jobs appear to be leaving 
Tazewell County at a high rate then moving throughout parts of the region rather than moving 






Table 2        Table 3 
Source: Illinois Regional Economic Analysis Project (IL-REAP) with data provided by the U.S. Department of 





Peoria MSA Location Quotient Tazewell County                         Location Quotient
Major Industry 2010 2018 Major Industry 2010 2018
Farm Employment 1.32 1.48 Farm Employment 0.83 1.03
Utilities 1.4 1.83 Utilities 1.15 1.03
Construction 0.98 0.88 Construction 1.17 1.19
Manufacturing 1.66 1.6 Manufacturing 2.75 1.59
Wholesale Trade 0.95 1.08 Wholesale Trade 1.04 1.37
Retail Trade 1.02 1.09 Retail Trade 1.01 1.33
Transportation and Warehousing 1.21 0.75 Transportation and Warehousing 2.12 1.37
Educational Services 0.71 0.77 Finance and Insurance 0.83 1.05
Health Care and Social Assistance 1.34 1.3 Administrative and Waste Services 0.72 0.47
Federal Civilian 0.63 0.71 Health Care and Social Assistance 0.71 0.71
Military 0.32 0.4 Arts, Entertainment, and Recreation 0.99 1.14
Other/Suppressed Industries* 0.86 0.88 Accommodation and Food Services 1.21 1.3
Total Employment 1 1 Total Employment 1 1
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Analysis 
This demographic and economic analysis of Morton produces an overview of the community and 
the characteristics that differentiate it from other places. It provides key insights into the people, 
industry, placemaking, and regional connections that affect Morton’s economy and community. 
This brief survey of the population, industry, housing, and education lays a foundation for deeper 
analysis into the structural forces that affect the region as a whole.  
 
 
Housing and Economic Development 
Housing remains one of the most prominent issues of discussion throughout the United States. In 
the wake of the Great Recession, it is difficult to overstate the importance of housing for families 
and communities across the nation. Prior to the housing market crash in 2008, municipalities 
experimented with new approaches to affordable housing policy. Cities, towns, and businesses 
felt the effects of high housing costs as middle-income workers lacked the income to buy or rent 
near their place of employment. Workforce housing emerged as a focal point of local 
government housing policy to provide affordable housing to teachers, police officers, 
firefighters, and factory workers.10 As housing prices continue to rise, workforce housing 
strategies remain a viable solution to create effective economic development in Central Illinois.  
 
The Urban Land Institute commonly defines workforce housing as housing affordable to workers 
with incomes between 60%-120% of Area Median Income.11 Workforce housing represents a 
promising approach for removing housing barriers to economic development. In communities 
like Morton, IL, home prices prevent many middle-income workers from achieving 
homeownership, especially households with incomes between $46,000 and $61,000 or 60%-80% 
of Area Median Income.12 Effective workforce housing strategies include adjustments toward 
inclusionary zoning, starting a Housing Trust Fund, and strategic public-private partnerships in 
the form of Employer-Assisted Housing.13 All of these strategies are valuable in providing 
affordable housing to workers. This section will examine Employer-Assisted Housing 
opportunities in Morton and the Central Illinois region.  
 
 
Employer-Assisted Housing Strategies  
Employer-Assisted Housing (EAH) is a cost-effective housing strategy that enhances a 
community’s economic development through public-private partnership. EAH allows employers 
to better recruit workers, improve retention and productivity, and reduce costly employee 
turnover by offering housing assistance as an employment benefit.14 The adaptability of EAH 
allows employers to modify their program with specific incentives to target workers from 
different regions or demographics. According to Understanding Employer-Assisted Housing: A 
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Guidebook for Employers, prepared by: Homes for Working Families and the Metropolitan 
Planning Council, EAH programs commonly feature a mix of the following elements:15 
 
• Homebuyer Assistance- Promotes stability and encourages long term investment in the 
community by workers. Homebuyer assistance is among the most common benefits and 
includes down payment and closing cost assistance, mortgage guarantees, along with other 
homeownership benefits. 
 
• Education and Counseling- Home buyer education is common among most EAH programs 
and aims to prepare workers for the process of financing, buying, and maintaining a home. 
The benefits from providing homeownership counseling make long-term impacts on workers 
and communities beyond the financial assistance of EAH programs. 
 
• Rental Assistance- Employers in communities with a large supply of multi-family housing 
may offer to pay security deposits, provide rent subsidies, and assist in finding available 
housing units. 
 
• New Construction- Employers located near neighborhood hubs may invest in building new 
homes and developments. They offer workers affordable prices with a combination of grants, 
loans, and financial assistance. Employers collaborate with non-profits and developers to 
participate in land banks and invest in developments.  
 
• Renovation- Employers provide financial assistance for home repairs or improvements that 
allow workers to build wealth and save money on costly emergency repairs.  
 
 
These elements of EAH programs give employers flexibility in designing the incentives that best 
fit with needs of their workers. EAH is often cost-effective for employers to implement due to 
the abundance of third-party assistance available for administrative efforts and possible tax 
credits incentives from local and state governments. Employers tailor their program to fit their 
workforce development strategy and the needs of the community by choosing between a supply 
or demand approach to EAH. A demand-based program helps workers purchase or rent existing 
housing units, while a supply-based program incentivizes developers to build new affordable 
housing.16 EAH offers communities the opportunity to unite employers, developers, and other 
stakeholders to create the appropriate housing strategy to increase economic development in their 
regions.  
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Employer-Assisted Housing in Morton, Illinois 
An initial analysis of Morton’s housing needs indicates that an effective EAH program should 
consist of financial homebuyer assistance due to the prevalence of single-family housing with a 
focus on homeownership education and counseling. The median household income in Morton is 
$76,888, however, 34% or 2,333 households in Morton make less than $50,000 and struggle to 
purchase homes at Morton’s average price of $181,000.17 Therefore, more homes priced between 
$120,000-$160,000 would make homeownership accessible to workers, improve economic 
development, and provide businesses with a stable workforce. Employer provided assistance 
connected to an effective EAH program can help make homeownership a reality for hundreds of 
workers in Morton and help businesses thrive.  
 
A basic action plan for implementing an EAH program in Morton could follow a similar 
approach to the steps below: 
 
• Inform and educate employers of EAH benefits and program types 
• Find organizations willing to assist with program administration and homeownership 
counseling (Non-profits, banks, etc.…) 
• Match interested employers with community organizations to create partnerships 
• Develop appropriate strategies based on needs of employers, workers, and the community 
• Formalize Morton’s EAH program with organization structure, assistance strategy, and 
financing opportunities 
• Market housing benefits to attract qualified workers in the region 
 
Analysis 
Employer-Assisted Housing is an evidence-based approach to achieve affordable workforce 
housing. Studies indicate that employee turnover costs employers 30%-50% of an entry level 
workers annual salary which directly affects a business’s profits.18 Improving retention, 
productivity, and morale helps employers focus more on business and less on recruiting and 
replacing workers. Employer-Assisted Housing effectively increases access to homeownership, 
opens opportunities for neighborhood revitalization, and leads to better economic development in 
communities.  
 
Zoning and Community Development 
For the past century, local governments harnessed land-use regulations to control growth and 
development in our cities and towns. The evolution of the United States’ privatized housing 
market and restrictive land-use ordinances increased exclusionary zoning practices throughout 
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the nation. The consequences of exclusionary principles like implementing minimum lot sizes, 
low-density ordinances, and cumbersome application processes created a spatial mismatch 
between workers and employers.19 Today, urban planners attempt to alleviate these issues by 
pushing municipalities toward the modern land-use policies of inclusionary zoning and mixed-
use development. This section explores land-use strategies that incentivize development and 
increase access to workforce housing in Morton and Central Illinois. 
 
 
How Zoning Affects Our Communities 
Inclusionary zoning is designed to ensure a portion of a community’s housing supply is 
accessible to its workforce, which allows teachers, emergency service workers, factory workers, 
and others to live in the neighborhoods in which they work.20 Zoning regulations that fail to 
adapt alongside a community’s evolving need often burden housing developers by increasing the 
time to approve projects, limiting units through density restrictions, and enforcing minimum lot 
sizes and required open space.21 These regulations increase barriers to development which raise 
costs of construction and restrict the available housing supply.  
 
The adoption of inclusionary zoning principles helps reverse decades of exclusion caused by 
cumbersome land-use regulations while incentivizing developers to build new construction 
projects. Zoning is an effective tool for planners and local governments to shape the growth of a 
community, but outdated exclusionary polices hinder development and decrease housing access 
for much of the workforce. Inclusionary zoning policies and strategies executed at the local and 
regional level help to establish a shared commitment to workforce development by improving 
access to housing and decreasing costs for workers.22 
 
 
Zoning Regulations and Municipal Codes in Morton, Illinois 
Morton’s municipal code acknowledges that, “the technology of land development and demand 
for housing are undergoing substantial changes” as a result of increased urbanization.23 In 
response to these changes, Morton implemented the Planned Residential Developments section 
of its zoning code, commonly referred to as Planned Unit Developments by urban planners. The 
municipal code states the purpose for adopting this land-use provision is so that, “the demands 
for housing be met by greater variety…providing greater opportunities for better housing and 
recreation to all citizens… [and to] relate the type, design, layout, of residential development to 
the particular site and particular demand for housing.”24 This language is an excellent example of 
implementing inclusionary zoning practices and easing regulations to promote housing access 
and quality.  
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Currently, Morton’s zoning regulations share similarities with many small towns across Illinois. 
These commonly used codes sometimes lag behind the fast-paced changes that communities face 
in their housing markets. The Planned Residential Developments section in Morton’s zoning 
code demonstrates the effort underway to add more inclusionary zoning practices. However, its 
potential benefits seem restricted by limitations on minimum land size, maximum building 
coverage, and lower density.25 Expanding the flexibility for development within the areas zoned 
for Planned Residential Developments could potentially motivate developers to build higher 
density units. Thus, increasing the housing supply and better accommodating Morton’s 
workforce housing needs.  
 
According to survey results from a Bradley university survey, residents most enjoyed Morton’s 
excellent school system, its safe environment, and the strong sense of community.26 Expanding 
homeownership to more workers strengthens the community’s workforce and improves access to 
housing, education, and safety. Morton has the opportunity to contribute to the success of the 
regional economy by strengthening the relationship between workers and employers in Central 
Illinois. Ultimately, providing workers with incentives to remain employed with a business long-
term improves retention, raises productivity, and reduces costly turnover. Zoning changes along 
with Employer-Assisted Housing programs provide an opportunity for workers to access housing 




Local Strategies to Increase Housing Supply 
Housing demand in Morton is high, but low supply prevents workers and families from finding 
housing in the community. Morton decision-makers must conduct a thorough analysis of the 
zoning code’s required open space, minimum yard and lot areas, building heights, permit fees 
and density restrictions. The following strategies offer tools and ideas to promote workforce 
housing development in Morton, IL:  
 
• By-Right Zoning Code- In most cases, developers must get their plans approved by a zoning 
board even when their project complies with all of a community’s requirements. The 
discretionary review process by zoning boards increases the time projects spend in the 
application phase, and zoning boards have the potential to reject a development project for 
legitimate or arbitrary reasons. Implementing a “by-right” zoning code streamlines the 
approval process to allow development projects to be approved without the need for a zoning 
board decision.27 A “by-right” zoning code improves the speed of approval and decreases the 
price of the application phase. The Zoning Board review process in Morton is highly 
discretionary due to outdated zoning ordinances. To consider “By-Right Zoning” Morton will 
need to update its zoning ordinance to meet the current and future needs of the village. 
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• Form Based Codes- In conjunction with By-Right Zoning, Form-Based codes provide an 
opportunity for Morton to update its outdated zoning ordinances with future zoning standards 
focused on the community vision of Morton’s residents. To start, residents in the community 
collectively define the needs and desired look of the built environment then simplify the 
zoning standards to achieve their goals. Descriptive standards are written with a focus on the 
look and form of buildings, and general guidance to developers for an inclusive neighborhood 
design. Subsequently, the By-Right Zoning process becomes effective as the zoning board is 
ensured that developers will build projects that fit the neighborhood and community vision.28 
For example, Morton requires specific landscaping and decorative masonry in its current 
zoning ordinance, but Form Based Codes remove specifics and minimums to direct growth 
toward a more natural aesthetic that matches the desires of the community.  
 
• Tax Credits for Housing Development- The Low-Income Housing Tax Credit and the Illinois 
Affordable Housing Tax Credit incentivize investors and developers with relief from federal 
and state taxes for 10 years. Developers use credits to fund housing developments with a 
portion of units affordable to renters and buyers between specific income levels.29 Income 
limits typically range between 60%-80% of Area Median Income with rent and mortgage 
payments capped at 30% of a renter or buyer’s income. In Morton that A.M.I equates to 
income levels between $46,132-$61,510 with rent and mortgages approximately between 
$1,150-$1,537. Additionally, Employer-Assisted Housing developed with these tax credits 
increase the eligible maximum income to $92,265 which allows for greater flexibility and 
access for the workforce. The Illinois Housing Development Authority runs the program and 
provides technical assistance to communities. 
 
• Developer and Business Partnerships for Employer-Assisted Housing- Employer-Assisted 
Housing is a powerful tool that could improve access to housing for workers. There are three 
common options for implementing EAH that allow communities to tailor the programs to its 
needs. First, employers provide direct financial housing assistance to workers similar to 
retirement, education, or health insurance benefits. Second, employers work with local non-
profits and agencies to provide homebuyer and mortgage education to workers looking to 
become homeowners. Third, employers and developers could work together on a residential 
development that houses workers of a specific company or industry. The employer subsidizes 
development costs in return for rights to a portion of the housing units available for workers.  
 
• Life-Cycle Housing Focus- Facilitating downsizing and housing choice for senior populations, 
especially in Morton which trends older, allows new families to move into the community. 
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Increases in young families provide a solid workforce base for communities and helps them 
steadily increase their tax base as the population grows. In-migration is especially important 
for Morton because the older population will have higher deaths than births moving forward. 
Designing policies that give seniors the choice to age-in-place or relocate to more favorable 
housing options benefits long-time Morton residents and facilitates housing turnover to the 
next generation which helps improve the future outlook of the village.  
 
• New Construction Areas- Mapping the vacant areas of Morton available for construction and 
detailing specific information relevant to the development process could increase interest from 
developers if they know the costs and requirements to build. Surveying potential construction 
areas and publicly listing the needs, barriers, and challenges gives developers a way to quickly 
assess what projects they might pursue. Morton may also decide what level of involvement or 
assistance they can provide based on the priority or need of development in these areas which 
expand the potential for partnerships between the village and developers.  
 
 
Expanding Focus to the Regional Scale 
Examining land-use and zoning policies at the local level offer an informative view of how local 
decision-makers impact a community’s housing market. However, expanding the scope of 
research to the region allows for greater understanding of housing and workforce needs. Many 
employers operate at a regional scale and locate based on established industries. Economic 
opportunities attract workers to specific regions, where they become subject to local land-use 
regulations and housing markets.30 The interlinking of regional and local trends makes it 
extremely important to analyze the relationships between broader economic impacts and land-
use regulations. Therefore, it is important to consider and connect the regional demographic and 
economic trends in Central Illinois to the local housing outcomes in Morton, Illinois.  
 
Population in Downstate Illinois shifted between 1990 and 2010 as people ages 20-29 decreased 
while 39-49 increased. An increase in this age group is positive because it is associated with 
more educated and stable income residents.31 However, it poses a problem for economies based 
heavily in manufacturing because of a decrease in younger workers who replenish the workers 
aging out of the industry. The explanations of the population loss in Illinois is not limited to high 
taxes as some groups suggest. Manufacturing economies in Illinois must understand how the 
current and future industry trends might affect housing, workforce development, education, 
population, and more. Communities must maintain amenities and services that attract an 
adequate workforce in the face of downward population trends. An analysis of recruitment 
initiatives and regional land-use effects provides detailed insights into these questions and offers 
strategies to prepare for shifts in economic activity.  
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Population Recruitment and Regional Economic Growth 
Small towns across the country are creating marketing campaigns highlighting their qualities and 
providing incentives such as tax relief, housing and utility subsidies, low-interest home 
renovation loans and more to attract new residents.32 For example, Minnesota provides 
calculators that compare cost of living across regions based on housing, taxes, childcare, and 
other factors and gives new residents financial incentives to move into the community. 
 
This section explores strategies to recruit residents to small towns like Morton, Illinois and 
analyzes the economic impact of revitalizing an area with an influx of population. Examining 
small town and rural incentive programs and their effects on the economy, workforce, and 
housing market will determine the effectiveness of a Morton Economic Development Council 
recruitment program structured around housing and utility incentives. This analysis helps 
understand the causes of population loss in small towns and how housing and job access has 
positive effects on economic development.  
 
 
Recruiting and Incentive Campaigns 
States have offered incentives for businesses and corporations to relocate to their areas for 
decades with the hope that it will improve economic development. However, the promise of 
economic growth pits bidders against each other and drives up the price to levels that could never 
recover the necessary return on investment to offset the expensive incentives.33 Bidding wars 
continue in cases like the Amazon HQ2 contest, rendering these business focused incentives 
unsustainable and ineffective. An emerging economic development strategy that is more cost-
effective for cities and towns is providing incentives to new residents rather than corporations.  
 
When implementing this strategy, places primed for growth or those seeking recovery from 
population decline provide a range of benefits and incentives to attract interested residents. These 
increasingly popular programs have been tried at the state, city, and local levels and have 
successfully recruited residents and garnered national media coverage. Briefly exploring case 
studies of these programs will provide Morton, Illinois with guidance to form their own 
marketing, recruitment and incentive campaign. The goal is to spur economic and workforce 
development through a combination of assistance from employers and the Morton Economic 
Development Council. Attracting new residents with access to affordable housing helps meet the 
demand for manufacturing workers and provides Morton with younger residents in response to a 
growing retirement age population. Additionally, the focus on attracting remote workers could 
benefit Morton by growing the population without concerns for adding new jobs.  
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Case Study 1: The state of Vermont provides relocation assistance through its Remote Worker 
Grant Program which started distributing grant awards in 2019. Vermont created the Remote 
Worker Grant Program to address workforce shortage issues, increase enrollment in the school 
system, and grow its tax base.34 The pilot program successfully attracted 84 remote workers and 
their families to Vermont during the first round of applications, and received national attention 
for the novel idea. Vermont’s Agency of Commerce and Community Development provided 
$320,834 of initial funding for the program which brought 218 individuals to the state with an 
average grant size of $3,819.35 This program demonstrates a successful recruiting initiative at the 
state level and provides an impressive framework for creating similar programs in Morton.  
 
Case Study 2: Tulsa, Oklahoma began piloting Tulsa Remote in November 2018, offering 
$10,000, free co-working space, and community-building to attract remote workers to the city. 
The initiative is funded by the local philanthropic organization, George Kaiser Family 
Foundation.36 Tulsa is facing declining population and an out-migration of its educated 
workforce at a time when fewer Americans move to new places. Meanwhile, remote 
employment is one of the fastest growing sectors in the economy and grew 150% between 2005 
and 2017.37 Tulsa wants to tap into this rapidly expanding industry of mobile workers. Morton’s 
quality of life and cost of living is an attractive proposition for remote workers, and investments 
in co-working space and recruitment incentives could prove an effective avenue for economic 
development.  
 
Case Study 3: In December 2019, Topeka, Kansas began its own incentive program through the 
GO Topeka branch of the Greater Topeka Partnership, an agency focused on economic 
development efforts. The Choose Topeka program is a public/private partnership that offers 
housing assistance to recruit workers to Shawnee County. Choose Topeka provides $15,000 for 
homeowners and $10,000 to renters in their first year of employment in the county. Employers 
share costs with the program but receive refunds for successful employer retention.38 Choose 
Topeka differs from the Vermont and Tulsa examples because it targets traditional employees 
rather than remote workers. This case study provides the cost-sharing structure between the 
economic development council and local employers and highlights the effective marketing 
potential of recruitment programs. Even a modest investment into a recruitment program gives 
Morton the ability to differentiate itself based on quality of life, amenities, and cost of living in 
the region. 
 
The three case studies provide distinct yet valuable examples of successful worker recruitment 
programs. Vermont provides guidelines for establishing a state-funded grant program aimed at 
improving its workforce pipeline, growing its tax base, and attracting younger residents to a state 
with an aging population. Tulsa Remote demonstrates private philanthropy organizations funding 
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an initiative to boost a declining population and improve community partnerships. Choose 
Topeka uses cost-sharing with local employers to target and recruit workers to specific industries 
and increase homeownership rate in the community. Morton needs to consider designing its own 
recruitment program tailored to the needs of employers and the community. The Topeka case 
offers a promising concept for the Morton Economic Development Council to partner with 
employers in a cost-sharing model that benefits the community. Implementing a hybrid program 
based on these models provides an excellent opportunity to market the best qualities of Morton 
and improve workforce development in the region. 
 
 
Morton Recruitment Program Guidelines 
Establishing a recruitment and marketing campaign could be an effective approach for Morton to 
highlight its desirable community features such as education, safety, geographic centrality and 
small-town atmosphere. Targeting these efforts to potential residents between the ages of 29-45 
fills a needed gap for the population and workforce. The initial best incentives appear to be 
housing and utility assistance with expanded job opportunities that urge families with mobility to 
relocate. Design and funding could be modeled on the case study of GoTopeka discussed 
previously. The funding model works similarly to the public-private partnerships for potential 
Employer-Assisted Housing programs in Morton.  
 
Developing more housing units and workforce housing units combined with a resident 
recruitment program is an effective possible strategy to spur increased economic development in 
Morton. The robust general fund in Morton provides an opportunity to test these efforts while 
partnering with employers to share costs and build the workforce capacity. A possible secondary 
benefit of this program is a boost in remote workers living in Morton which boosts the tax base 
and increases spending at local businesses. This is especially vital in the post-COVID 19 
economy that likely adds increased efforts to focus on remote working solutions. Expanding the 
testing into successful programs elevates Morton to a position as a model community for similar 
places to adopt its practices.  
 
 
Land-Use Planning Strategies 
Land-use planning and policy is vital to the economic and community development of regions, 
cities, and towns. Urban planning primarily shapes the spatial, economic, and social 
characteristics of places through zoning and land-use policies. These tools employed by planners 
for over a century in the United States have heavily influenced the layouts of cities and 
neighborhoods and played a role in the social, economic, and environmental outcomes of 
communities. As communities become more reliant on regional and global economies, planning 
is a vital aspect of a municipality’s growth and development strategy. Communities need 
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strategic and comprehensive land-use planning to avoid problems due to unplanned and 
disorganized development. 
 
Land-use planning provides guidance for long-term growth strategies and preparation for current 
and future problems facing communities. This section identifies land-use strategies for economic 
and community development through regional policies and partnerships and explores impacts 
and solutions of the job-housing spatial mismatch on local growth. Successful workforce 
development is dependent on worker’s access to affordable housing near job opportunities. A 
regional approach to developing affordable housing opens the community to more resources and 
partnerships to improve their economy.  
 
 
Spatial Mismatch between Housing and Jobs 
The job-housing mismatch is a heavily researched phenomenon that demonstrates the need for 
affordable housing near employment centers. The job-housing mismatch occurs when high 
housing costs cause low-income residents to live far away from employment opportunities, and 
employers have difficulties finding and keeping workers employed.39 This mismatch between 
workers and housing near employment opportunities reduces economic development through 
longer commutes, higher turnover, and less productivity. Urban sprawl and the dislocation of 
housing and jobs from downtowns increased the likelihood that workers struggle to find 
successful employment opportunities. 
 
In the 1990s, the American economy transitioned from manufacturing and industry employment 
to service-based employment. Combined with the suburbanization of communities this shift 
amplified problems associated with the job-housing mismatch.40 Today, the lack of affordable 
housing in urban, suburban, and rural areas strains local economies and places a burden on the 
workforce. Planners and policymakers agree that increasing the supply of affordable housing is 
central, along with expanding employment opportunities and public transportation, to alleviating 
these issues. The School of Planning, Design and Construction at Michigan State University 
developed a visualization tool to display the spatial mismatch between housing and jobs.41 This 
tool assists planners in understanding the spatial mismatch in their communities and begin to 
design local strategies. Morton’s housing prices prevent workers from living nearby its crucial 
industries which results in long commutes from nearby communities with cheaper housing 
prices. Understanding Morton’s job-housing mismatch provides opportunities to improve 
employee retention and decrease turnover. 
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Regional Planning Solutions 
In “Gentleman’s Agreement: Discrimination in Metropolitan America”, Kenneth Jackson 
provides accounts of the divisions of the American system caused by the invisible boundaries 
that stratify cities, towns, neighborhoods, and suburbs. Unfortunately, planners have effectively 
divided people and resources through land-use policy decisions for decades. Jackson argues that 
America’s inequality is fueled by the dependency of local governments on tax revenue and the 
division of municipalities into many decentralized taxing authorities.42  
 
Annexation is a possible solution to the fragmentation of local jurisdictions and municipalities 
within regions. Morton could expand their population and tax base to capture open land if its 
borders expanded to absorb surrounding areas.43 Campaigns to convince surrounding residents of 
the mutual benefits could make annexation a welcomed policy to provide services and access 
undeveloped land for affordable housing. Political opposition will remain a barrier to annexation, 
but long-term strategic planning could make it a valuable option for communities to grow.  
 
Jackson recommends that transferring local government functions such as public safety and land 
use policy to the regional level could delocalize the tax dependency of smaller municipalities. 
They could then increase the focus on providing services and housing to residents rather than 
balancing budgetary needs and growing the tax base. Regionalizing local government in 
conjunction with requiring each region to construct its “fair share” of affordable housing could 
resolve the negative externalities of the job-housing mismatch.44 
 
Partnerships with regional and state agencies are possible strategies to improve regional 
development. For example, agencies such as the Illinois Housing Development Authority and the 
Greater Peoria Economic Development Council are valuable partners for communities in Central 
Illinois to develop cohesive regional strategies to increase affordable housing and grow 
employment opportunities. GPEDC provides valuable economic development opportunities 
through business recruitment and retention, and IHDA provides technical assistance for 
affordable housing and works with developers on securing state and federal tax credits. Utilizing 




Land-Use Policy and Economic Development 
In the article, “Linking Land Use Planning and Regulation to Economic Development: A 
Literature Review, Jae Hong Kim offers an overview on the research between economic 
development and land use planning, and their effects on regional and local economies. Kim 
establishes four categories of local to regional linkages of land use planning: Spatial 
development patterns, land market efficiency, supply constraints and price in property markets, 
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and labor market shifts.45 These areas provide the most impact from the local level upward 
towards the region. 
 
Regulating economic development through land-use policies improves the arrangement of 
economic activity of the region and subsequently the welfare of residents. Land use planning 
provides long-term transparency, stability, and information that improves the efficiency of land 
transactions. With a stable process of planning, buyers and sellers understand the rules in which 
the market operates. Land use regulations often constrain supply and lead to price increases 
which is a positive for landowners but becomes a barrier to affordable housing and other public 
goods that need to be price controlled. Planners must change land use policies over time to adapt 
to the needs of the community. Finally, restrictive land use policies that result in higher housing 
and land prices can harm the workforce and decrease regional economic activity.46 
 
Land use policies are powerful tools for planners to shape the local community and impact the 
regional economy. Planners must implement land use policies carefully and plan for, both 
positive and negative, long-term effects. Restrictive and exclusionary land-use policies harm 
neighborhoods, towns, cities, and regions. They must be replaced with inclusionary land use 
regulations that aim to improve the public welfare. The job-housing mismatch is problem that 
can be mitigated with effective strategic and comprehensive planning.  
 
Final Strategic Plan Recommendations   
This report examined the causes and effects of Morton’s lack of affordable workforce housing. 
The ultimate goal produced from this analysis is to reduce the gap of affordable homes in the 
$120,000-$160,000 price range with increased development. The following recommendations 
work to directly or indirectly support this outcome. These strategies are derived from this 
report’s analysis and provide an overview of the  
 
Recommendation 1: Utilize Local and Regional Resources 
 
Leverage AmeriCorps program to help build capacity and collaborative networks at the Morton 
Economic Development Council and organizations throughout the community. The Corporation 
for National and Community Service describes AmeriCorps as a, “network of national service 
programs, made up of three primary programs that each take a different approach to improving 
lives and fostering civic engagement. Members commit their time to address critical community 
needs.”47 Many AmeriCorps VISTA programs establish a regional network to focus on specific 
areas including education, economic development and education. Organizations in Morton could 
build capacity with AmeriCorps members who serve 40 hours per week for one year. 
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Recommendation 2: Create Community Partnerships  
 
Partner with the Illinois Housing Development Authority to provide technical assistance for 
Morton EDC and community stakeholders to build relationships between the community and 
developers. Connect interested developers with guidance in obtaining Low Income Housing Tax 
Credits and other available housing programs such as employer-assisted housing and affordable 
housing initiatives. Additionally, engage local businesses and developers to increase interest for 
multi-family and workforce housing development. Mapping new construction areas and 
publicizing potential sites, challenges, opportunities to developers could spur interest in building 
up Morton.  
 
Recommendation 3: Design Resident Recruitment Campaign 
 
Design a recruitment strategy to incentivize new residents to move to Morton. This includes a 
marketing campaign that identifies a target audience and promotes Morton’s favorable qualities 
to attract new residents and build a quality workforce. A small growth in population will bring 
new families into the community who will spend their incomes locally and provide a boost to 
small businesses. Building programs around attracting an additional remote workforce by 
providing incentives and remote, co-working facilities for high-skilled workers who want to 
enjoy Morton’s community while working for employers across the country. Morton can take 
advantage of a potential boom in remote work in a post-COVID 19 economy as evidence of 
productivity and employee benefits emerges. 
 
Recommendation 4: Implement Employer-Assisted Housing 
 
Develop a housing assistance program that helps increase access to housing and improves the 
workforce pipeline for local industry. The focus is on an employer-assisted housing program, but 
due to employer reluctance may result in a partnership where the EDC runs the assistance 
program with support from businesses. Employer-Assisted Housing is a proven strategy to 
increase housing supply for workers. Additionally, Morton must facilitate downsizing and 
housing choice for older residents to allow new families to move into existing housing. 
 
 
Recommendation 5: Update Comprehensive Plan and Zoning Codes 
 
Advocate for a complete update of Morton’s comprehensive plan to provide the village with a 
community vision and guide for long-term development. Implement land-use changes that focus 
on higher density, new development, and multi-family housing to increase access and 
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affordability. This includes streamlining the zoning approval process to reduce the constraints 
and barriers on developers.  
 
Future Research 
Economic development is important to communities of all sizes. This project was finished as 
COVID 19 became a global pandemic. COVD 19 changed nearly every aspect of society and 
shocked the national economy as a deep, global recession appears likely. It will be extremely 
important to study the impact of COVID 19 on economic development and urban planning. 
Future research efforts need to be focused on understanding development during the recovery 
process, potential shifts to remote working, and the role of federal government support for local 
governments in times of crisis. The full devastation of COVID 19 to individuals and 
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